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SANTACROCE ASSOCIATES, LLC
REAL ESTATE APPRAISERS AND CONSULTANTS
68 ERIN STREET EXTENSION
MIDDLETOWN, CONNECTICUT 006457
Commerclal/Industrial/Residential

David 2. Santeeroce, CGA Office 860-347-5337 Fux 850-347-2211
Czaified Generai Appraiser # 544 EMail dasantacroceqaol.com
June 19,2002

@ C,QJWJ
M. William Warner, Director (e /az /
Planniag & Zoning City of Middletown . J’W"/§

245 DeKoven Drive
NEddletown, Ct 06457

Re: Lot 15 Block 48-2 Map 45 Millbrook Rd; Middletown, Ct
Dear Mr Warnzr:

P irsuant (o your request, we have updated an Appraisal of the above captioned Subject, tiore
specifically described herein. The effective date of the Appraisal is 06/10/200Z. The Obeetive
o7 the Appraisal is to estimate Market Value of the Subject for the Purpose of open space acqui-
sit on. The premises of the Appraisal is a 65.673 acre site we originally appra-sed in Maich of
2030 that is now or was formerly designated the “first piece”". We have examined the Sub ec
and have concluded that it is probably legally accessisble from Old Johnson Lane as o meiter of
right, necessity, or implication from a prior use. 'Furthet it is our opinion that seller and cuver
weuld fikely awrive at an exchange value that reflects the direction of the neighborhood #nel the
denand for lots in the subject neighborhood.

After careful analysis and review of the data we estimate the Market Value of the Subject. un-
encumbered as of 6/10/2002, to be:

$542,000.00

/please do not hesitate to contact us at our offices.

Devid A. eraCe, COGA
Saatacroce Associates, LLC
Reel Estate Appraisers & Consultants

DAaS/tmw
An Eqiad Opportunity Emplayer



PURPOSE OF THE APPRAISAL

The purpose of this Appraisal is to estimate the Market Value of Lot 15 in Block 48-2 of Middletown AssIh501S
Mep 45 for open space acquisition,

MARKET VALUJ: DEFINITION

Market Value is defined as {OCC Rule 12 CFR 34.43 (F) ):

The most probablz price which a property would bring in a competitive and open market under ali condition:
requisite to a fair sale, the buyer and seller each acting knowledgeably, and assuming

the price is not aflected by undue stimuius. Implicit in this definition is the consummation of i saie

as ofa specified date and the passing of title from seller to buyer under conditions whereby:

1. Buyer and Seller ave typically motivated;

2. Both parties are well informed, or well advised, and both acting in what they consider their own
best interests;

Lo

A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in United States dollars or in terms of financial arrangements
comparable thereto; and.

The price reflects the normal censideration for the propeity sold unaffected by special or creative
Financing or sales concessions granted by anyone associated with the sale.

N

EXPOSURE TIME

Exposure Time is defined by the Appraisal Standards Board [ASB] as the estimated length of time the
prcperty interest being appraised would have been offered on the market prior to the hypothet cal

cor summation of sale at Market Value on the Effective Date of the Appraisal; a retrospective estimate
besed upon an analysis of past events assuring a competitive and open market.

The reasonable marketing time is an estimate of the amount of time it might take to sell a property interest
in real estate at th2 estimated market vatue during the period immediately after the effective dute of the
Aooraisal as defired by the Appraisal Standards Board.



CERTIFICATION OF THE APPRAISER

I certify, that 1o the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct,

1

The reported analyses, opinions and conclusions are limited only by the reported assumptions
¢nd limiting coditions, and are my personal, unbiased professional analyses, opinions and

coaclusions,

[ hive no interest, present or prospective. in the property that is the subject of this report, and 1
have no persone| interest or bias with respect to the parties involved.

i

My compensation is not contingent upon the reporting of a predetenmined value or direction in
value that favors the cause of the client, the amount of the value estimate, the attainment of 2
s ipulated result, or the occurrence of a subsequent event.

- My analyses, opinions, and conclusions were developed, and this report has been prepared i
¢anformity with the Uniform Standards of Professional Appraisal Practice.

Mo one provided significant professional assistance to the person signing the report.
pro rHcant p p |
|

‘as not based on a requested minimum valuation, a specific valuation,

1S

Bavid A. Santacroce, CGA
(Certitfied General Appraiser

RCG # 544



The Certification of the Appraiser appearing in this Appraisal Report is subject fo the followir condizions

CONTINGENT AND LIMITING CONDITIONS

ar ¢ to sach other specific limiting conditions and assumptions as set forth by the Appraiser:

1.

O,

et

HR

9,

10

The Appraiser assumes no responsibility in matters of a legal nature affecting the property
appraised or the title thereto; nor is the Appraiser rendering a legal opinion as to Title which s assmed (o
e good and markereble. The property is appraised as though under responsible owne ship

Sketches in this report show approximate dimensions and are included to assist the recipient in
formulating a reasonable understanding of the property appraised. No survey has bacn mezcle althcugh raps
nd sketches are believed to be reasonably and approximately accurate.

The Appraiser assumes that there are no apparent conditions to the property such as hazardous wasies, toxic
ischarzes, buried or abandoned underground or above ground storage tanks, or holding devices of similar

ature.
We arz held harmless from any conditions, direct or consequential, related thereto. We 2ssuime nc

liability for contamination, disposal, testing, removal, treatment or remediation for any such
conditions. Environmenta} analysis is beyond the scope of this Appraisal.

All information contained within this report is obtained from sources believed to be reliable. This
informiat on is in ro sense guarantzed. A personal inspection of the property has been made.

Possession of this Report does not give the possessor Right of Publication. The Appraiser reservas
the Riglit to restrict publication of this Report and then only to permit it in a complete and full form,

Distribution of the total valuation between land and improvements applies to the present siate of
utilization or alternative equal use. This study is invalidated under other programs and uiitizazior .

The Appraiser has no present or contemplated interest in the Subject property and our employme it
as the Appraisers was in ro way contingent upon the value conclusion of this Report.

lnspecticn of the Subject property was for the purpose of estimating a specified valuc. The
inspecticn was in no way related to codes, standards, life safety standards or to the A nericans Wil

Disabilities Act of 1/26/92.
It is possible that inspection of the Subject property would reveal conditions not conformal to those conles

prevailing as partially enumerated above.

Environmental analysis is beyond the Scope of this Appraisal Report. We encourage execution of due
diligence via expert analysis.

It is assumed that all use and occupancy permits, insurances, and administrative approvals, licens:
and/or authorizations are in effect over the Subject property or are otherwise renewable.

It is assumed that all applicable zoning and use regulations have been complied with; any noicon T rmities
have been stated and considered in this report. :



12

4

Doundaries shown on map abstracts are approximate and are not measared or surveyad by the
Appraiser for accuracy or correctness. Mapping is intended to convey an overview only of the
propertics referenced.

The Appraiser is not obligated to provide testimony in a legal proceeding without prior consent.

On Appraisals involving proposed construction, the Appraisal Report and value conclusions as
to prazerty value are contingent ugon completion of the proposed improvemenis with plars and
specifications pravided by receiptzd statement relative to the assignment,

Neither all nor any part of the contents of this Report or copy thereof [including conclusions as i
property value, the identity of the Appraiser, professional designations, reference to ¢ny professionai
appraisal organizat.ons] shall be used by anyone but the mortgagee or its successors und assigns, rxo/tgaz:
insurers, consultants, professional appraisal organizations, any state or federally approved financicl
institution, any departmert, agency or instrumentality of the United States or of the Cistrict of Colunbia
without the previous written consent of the Appraiser; nor shalt it be conveyed by anvone to the public
through advertising, public relations, news, sales, or other media without the written consent of the

Appraiser.




APPROACHES TO VALUE

There ave three classical Approaches which are utilized in estimating the Market Value of Real Estate. These
Aasroaches are dafined as following:

COST APPROACH TO VALUE

That Approach in Appraisal Practice which is based on the proposition that the
informed purchaser would pay no more than the cost of producing a substiute
property with the same ucility as the Subject property. [t is particularly applicable
when the properly being appraised involves relatively new improvements which
represents the Highest and Best Use of the land or when relatively unique o
specialized improvements are on site for which there exists no comparable prope-tie:
on fhe nwrkat,

DIRECT SALE COMPARISON APPROACH

That Approach in Appraisal Practice which is based on the proposition that an in-
formed purchaser would pay no more for a property than the cost to him of acquiring
an existing property with the same utility. This Approach is most applicable when an
active market provides sufficient quantities of related and reliable sales data which
can be verified by authoritative sources. This Approach is relatively unreliabie in an
inactive market or in the estimation of value of properties for which no convaratle
sales exist. It is also questionable when sales data cannot be verified with principals
to the transaction.

INCOMIE APPROACH TO VALUE

That procedure in Appraisal Practice which converts anticipated benefits [dollar in-
come or amenities] to be derived from the ownership of the Property into a Value
Estimate. The Income Approach is widely applied in appraising income prcducing
propetiy.




HIGHEST AND BEST USE

That rzazonable and probable use that will support the highest present value, as defined, a3

of the efiective date of the Appraisal. Alternatively, that use from among reasonable. probablz
and lezal alternative uses, found to be physically possible, appropriately supported, fnanciallv
feasible, in which results the highest land value.

This definition above applies specifically to the Highest and Best Use of the land. it is recognize:
that in ceses where the site has existing improvements on if, the Highest and Best Use may very
well be cetermined to be different from existing use. The existing use wilt continue, however.
uniess ard until land value, in its Highest and Best Use exceeds the toatl value of the proparty

in its existing use.

Implied "within these definitions is recognition of the contribution of that specific use to comeunit,
environment or to community development goals in addition to wealth maximization of individus]
property owners.

Also implied is that determination of Highest and Best Use resulting from the Appraisers
judgeme it and analytical skills represents an Opinion and not a fact to be found,

In Appraisal practice, the the concept of Highest and Best Use represents the basis npon which
WValue is esthmated.

In the context of Most Probable Szlling Price [Market Value] another appropriate term to reflect 112
Highest ind Best Use would be the Most Probable Use.

In the context of invesmeitt value an alternative term would be Most Profitable Use




The Financial Institutions Reform, Recovery and Enforcement Act [FTRREA] requires an Apy raiser

to have the knowlzdge and experience necessary to perform a specific Appraisal assigninent. Referene
is rade to the que lifications, education and experience of the Appraiser cited in the Appraisal Report.
These damonsiral a competency commensurate with the requirements to appraise the Subject propert:,

Qaalifications Of The Appraiser
Dasid A. Santacroce, CGA #544, State OF Connecticul

Edzational Back ground

G zuduate, University of Massachusetts @ College of Arts & Sciences, Bachelor of Science, 1973
Rl Es:ate Apareisal 1, Middlesex Community College

Rl Bsate Aporeisal 11, University of Connecticut

Priicipels & Practices of Real Estete, Middlesex Community College
Rl Esrate Brokerage, University of Connscticut

Rl Esiate Law, Middlesex Community College

Historic & Antique Properties, Middlesex Community College

Rl Bsate Finanzial Workout, Real Estate Consortium

Uaique & High Vaiue Properties, DARES Institute

Sules Analysis & Market Trends, DARES Institite

Aaaraisal of Pertial [nterests, DARES Institute

Anaraisal Reviaw, DARES Institute

Asaraisal and Marketing Issues of Affordable Housing

T Code 2001 & Real Estate Values

Mr Santacroce has experience in tax appeal appraisals, rights of way appraisals, special use p -operty
app1aise is, eminent domain appraisals and apen space appraisals. Santacroce Associates, LLC is

es [ erienced in light industrial appraisals
Mr Santacroce has completed in excess of 250 hours continuing education and has passed both the Residendal and

Gz1eral Appraise examinations as endorsed by the Apprdisal Foundation and
the Appraisal Quelification Board.

Da /id Santacrcce has been in continuous practice since 1984 and has been continuously liceased and
Cartified by the S:ate of Connecticut since inception in 1939,

Pantial Listing of Clients

Puilvan & Comiey, LLC Attorney Bonye Barone The Beard Companies

Ryan & Ryan, PC Attorney Frances Morris Medaltion Mortgage Co.

Ha loran, Sage, LLC Attorney Lisa Faccadio Farrell, Boccalate & Guarino
Aty Win Bowles Aftorney Mark Balaban Attorney David Moore

C tiBan¥/CitiMorigage Aftorney Philip Karpel

Atorney Frances Szewczyk Amerigas

Ay Jule Crawford Brock Farm LLC

Goaverniment Agencies

State Of Comecticut Department of Transportation

State 01" Connecticut Department of Environmental Protection
C ty of Middleiowm



Scope: The scope of this Appraisal has involved the following steps
commencing 6/10/2002:

1. Review of soil mapping of the USDA; topograpaica!
maps published by the State of Connecticut; aerial
photographs of Microsoft Terra Server; assessors
plats of Middlefield and Middletown, Ct.

2. Relevant sale data developed and confirmed via public
records and Warren Group Information Services from
3/2000 [previous appraisal] through 6/10/2002 including
costs and general market conditions.

3. On-site examination from Old Johnson Lane and from
Margarite Road Extension.

4. Compilation and reconciliation of the data to a value con-
clusion expressed as Value per Acte, as is.

These steps are commonly considered necessary to convey &
logica® and reasonable value conclusion based on the data and the
facs collected in the course of the assignment.

The value conclusion is based on the following methods:

I. Direct Sale Comparison Approach;

No data has been compiled, included, or excluded that would tenc
to support a biased Opinion of Value in the developmer t of the:
Appraisal

Diagrams and maps submitted by the Appraiser are to itlustrate: the
basis upon which the Opinion[s] are based. These diagrams are
not intended to convey approvals or permits nor have they beer.
examined by local officials. They are believed to be of sufficient
accuracy to be considered in development of the value opinions as
they represent the efforts of organizations upon which materia
reliance is commonly made.

This Summary of Salient Facts and Important Conclusions is a pa:l
of the Report and reflects any changes since 3/2000.



Client:

Ty pe of Property:

Location:

Ovwnesship:

Rights Appraised:

Objective:

Purpose:

I prevements:

Site Data:

Neighborhood:

Zoning:

City of Middletown, Ct.
Unimproved woodiand.

No changes. Subject of 65.673 acres described as "first picce”
in Appraisal Report of 3/2000.

MNow cof formerly of Janet B. Daniels,

No changes.

Estimate Market Value as of 6/10/2002, the date of the 2ngage-
ment,

Update of Appraisal to reflect Market Value of “first piece" so-
called of 65.673 acres.

None.

65.675 acres with with 235' of workable roadway frontege from C.
Johnson Lane; an unimproved public roadway of the City of Midd clown
and 296" of frontage on Margarite Road Extension, an improved puly ic
madway of the City of Middletown.

Soil composition and topography are unchanged, The conteurs are 8%-
15% providing views easterly and northerly from a hillside corstiniing

a land formation marketable for views. The site is considered suitairle for
residential development.

The Subject neighborhood market includes the area south of

Livingston Road in Middletown; south and west to Haddarm Quar::-
Road in Durham to Little City southerly to Route 9 easterly. In man
regards this is a residentially improved woodland locale serviced by
vestigial inter-village roadways limiting traffic generally to the neizhbor-
hood &nd constituting an infrastructural condition that maximizes privac:
typically sought in this locale.

MNo changes.

Highest & Hest Use: This concept 1s defined in the Dictionary Of Real Iistate Ap-

praisal [American Institute of Real Estate Appraisers] 1984,
Page 152 as:




1. The reasonable and probable use that supports the highest
present value of vacant land or improved property, s defined,
of the date of the appraisal.

2 The reasonably probable and legal use of land or sites as
though vacant, found to be physically possible, ap-
propriatelv supported, financially feasible and that results
in the highest present land value.

3. The most profitable use.

In analysis of the Highest and Best Use of a property, the fol-
towing lactors must be considered:

A. Legally permissible; -
B. Physically possible;
C. Financially feasible;
D. Maximally productive

In determining the Highest and Best Use of the Subject properties,
consideration was given to location, zoning, uiility, and the
demand for residential properties in the Subject Market,

The Subject site is zoned R-60 in a locale that supports farge lot develop
ment due to topographical conditions and septic design consideralions for
a stony or rocky soil. The Market absorbs residential lots iv this reghbor-
hood in the 2-4 acre range accessed via long private drives, rigats o’

way o common area access which tends to limit infrastructural cosis
associated with challenging topography.

The Subject appears legally and physically accessible from Okd Jehasen
Lane.

Our estimate of Highest and Best Use of the site as if availasle for
development would be for a 16 lot yield [65.673Ac -15% = 3582«
@ 3.5 Acres per lot] absorbed over a 2 year period with a develope
secking a 15% profit and net proceeds discounted to a present value
[Ellweod] @) 12%.

To demonstrate the Opinion of Value we have developed sales of aureage:
in the neighborhood to determine the most probable sale price of (he Suo-
ject, as-is, from the standpoint of a purchaser who would seek o pav the
least for the product. We have considered the standpoint of a szler who



obviously would seek to be paid the most for foregoing develonmiid
incoms in the future. To {hat end we have calculated a wholesale ~ilue of
incoma inherent in finished lot sales less costs .

Pollution: The Value estimated in this Report is based on the assumption the
properties are not negatively affected by the existence of hazardovs
substances ot detrimental environmental conditions. The routine
inspection of the Appraiser and inquiries about the Subject
properties did not develop any information that indicated any
apparent significant hazardous substances or detrimenial
conditions which would affect the properties negatively. Itis
possible that tests and inspections made by a qualitied tazardcus
substance and environmental expert would reveal the existeace or
hazardous materials and environmental conditions on or about the
propetties that would negatively affect their value.

WVlarketing Period:  The Market Value conclusion includes an estimate of reason-
able exposure time and marketing time. By definition, expesure
time precedes the valuation date while marketing time cceurs
subsecuent to the date of the Appraisal. An exposure time of 12
months is considered reasonable to induce a sale at the Market
Value estimate. Analysis of market conditions indicates that the
exposure time and marketing time are related to the econornic :ea
estate conditions as of the date specified in the Appraisal. 'he
exposure and marketing time assumes reasonable seller
expectations and compliance with the definition of Market Va:ue
as defined in this Repott.

V:lue Estimare: $542,000 of as 6/10/2002.
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